
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

P.A.S.: Comprehensive Plan Conformity #03002 DATE:  April 18, 2003

SCHEDULED PLANNING COMMISSION MEETING: DATE:  April 30, 2003

PROPOSAL: This is a request from the Director of the Urban Development
Department to review a proposed amendment to the North 27th

Street Corridor and Environs Redevelopment Plan.

The proposed amendment includes several text changes that allow for
the acquisition of buildings and property owned by the Catholic Bishop
of Lincoln for the purpose of redevelopment, amending the Future
Land Use map, and changing the zoning designation from R-6
Residential to B-3 Commercial to accommodate future commercial
uses.

CONCLUSION: The Comprehensive Plan identifies a number of implementation
strategies that support a finding that the proposed amendment to the
North 27th Street Corridor and Environs Redevelopment Plan
generally conforms to the Comprehensive Plan.

RECOMMENDATION:  Conformance with the Comprehensive Plan

GENERAL INFORMATION:

LOCATION: 27th and ‘P’ Streets

PURPOSE: The 2025 Comprehensive Plan identifies the North 27th Street
Corridor Plan as a subarea plan that is part of the Comprehensive
Plan.  (F 156)  The North 27th Street Corridor and Environs
Redevelopment Plan is the redevelopment plan that puts the North
27th Street Corridor Plan into practice.  Pursuant to LMC §4.48.070,
the Planning Commission is required to review proposed
amendments to the Comprehensive Plan.  Therefore, an amendment
to a subarea plan should be reviewed for conformity to the
Comprehensive Plan.  Also, NEB REV STAT § 18-2112 requires the
Planning Commission to review a redevelopment plan as to its
conformity with the Comprehensive Plan.

EXISTING ZONING: R-6 Residential District

EXISTING LAND USE: Vacant church building and parking lot.
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ASSOCIATED APPLICATIONS: Change of Zone #3401 (R-6 to B-3)

COMPREHENSIVE PLAN SPECIFICATIONS:
This property is designated as Urban Residential in the Land Use Plan.  (F 25)

Maximize the community’s present infrastructure investment by planning for residential and commercial
development in areas with available capacity.  (F 17)

Encourage mixed-use redevelopment, adaptive reuse, and in-fill development including residential,
commercial and retail uses.  These uses may develop along transit routes and provide residential
opportunities for persons who do not want to or cannot drive an automobile.  (F 18)

The land use plan displays the generalized location of each land use.  It is not intended to be used to
determine the exact boundaries of each designation.  The area of transition from one land use is often
gradual.  The Comprehensive Plan also encourages the integration of compatible land uses, rather than a
strict segregation of different land uses.  (F 27)

Infill commercial development should be compatible with the character of the area and pedestrian oriented. 
(F 49)

Maintain and encourage retail establishment and businesses that are convenient to, and serve,
neighborhood residents, yet are compatible with, but not intrusive upon residential neighborhoods. (F 49)

Create housing opportunities for residents with special needs throughout the city that are compatible with
residential neighborhoods.  (F 66)

Expansion in existing [commercial] centers should not encroach, or expand to encroach, on existing
neighborhoods, and commercial areas must be screened from residential areas.  (F 69)

Public property, especially publicly owned historic property, is a community trust and should be
maintained, preserved, and utilized in an exemplary fashion.  Most historic property is and should be
privately maintained.  (F 141)

The demolition of significant historic properties...diminishes the character of our community.  The Plan
encourages the continued use and maintenance of historic resources, including properties not formally
designated as landmarks.  (F 141)

Strategies for Historic & Cultural Resources (F 142)
Adopt as public policy the careful stewardship of significant, publicly owned historic resources,
including a full and open examination of alternatives when major alterations or demolition are
considered.

THE NORTH 27th STREET CORRIDOR PLAN SPECIFICATIONS:
The 27th Street Concept Plan proposes a mixed use framework, using the street as an environment for both
business and living.  (page 36)

Areas that require redevelopment are proposed for redevelopment in ways designed to strengthen existing
commercial and residential investment.  (page 36)

A principle of the concept plan is the separation, to the degree possible, of local and through traffic
movements.  (page 37)
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The concept plan is based on the establishment of defensible edges between residential and non-residential
uses.  The concept of defensible edges, using streets or greenways to provide boundaries, realizes the
benefits of mixed use while screening the negative effects of commercial growth on residential
environments.  (page 37)

Requiring new projects to provide direct connection from front door of business to 27th Street sidewalks. 
Design which requires pedestrian to cross parking lots in order to get businesses should be discouraged. 
(page 38)

Whenever possible, encourage project designs which place commercial buildings rather than parking lots
along the street.  Setbacks should be adequate to provide for separation from traffic and adequate
landscaping; however, the pedestrian should be engaged with the building, rather than parking lots.  Parking
should generally be developed to the side  or rear of commercial buildings.  (page 38)

ANALYSIS:
1. This is a request to review a proposed amendment to the North 27th Street Corridor

and Environs Redevelopment Plan for a determination of conformity with the
Comprehensive Plan.

2. The North 26th/27th Street Redevelopment Area, Lincoln, Nebraska, Blight and
Substandard Determination Study determined that the area was blighted and
substandard.  The City Council declared the area blighted and substandard on June
19, 2000.

3. The most recent update to the North 27th Street Corridor and Environs
Redevelopment Plan was adopted by the City Council on October 28, 2002.  The
North 27th Street Corridor and Environs Redevelopment Plan superseded all
previous redevelopment plans and amendments that cover an area generally
bounded by “N” Street on the south; the viaduct over the Burlington Northern Santa
Fe right-of-way parallel to the Cornhusker Highway on the north; 23rd Street on the
west; and 31st Street on the east.  This proposed amendment includes buildings
and property that are within the existing boundary of the Redevelopment Plan area.

4. The Comprehensive Plan acknowledges the community’s longstanding efforts to
protect and improve the areas around the North 27th Street business district and
neighborhood.

5. The acquisition of this property for redevelopment purposes and the request for a
change of zone was not identified in the most recent update of North 27th Street
Corridor and Environs Redevelopment Plan.

6. This proposal will amend the commercial redevelopment activities identified in the 
North 27th Street Corridor and Environs Redevelopment Plan.  This includes
several specific text changes (attached).  The amendment will also amend the
Future  Land Use map accordingly.
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6.1 On page 27, under the heading Redevelopment Activities: Commercial,
paragraph 2, change from “redevelop small transitional commercial use
retail center” to “redevelop commercial use that acts as a transitional area
between the residential portion of the neighborhood and the North 27th

Street corridor.”

6.2 On page 28, add two project elements regarding the 27th and P Street
intersection: “Property acquisition: Kinney’s O Street Addition, Lots 2
through 6,” and “Change of zone from R-6 to B-3.”

6.3 On page App. E-2, add the entry “Block 21, Kinney’s O Street Addition, Lots
2 through 6, more commonly known as 2601 P Street,” to the list of
properties to be acquired.

6.4 Amend the Future Land Use map to change this property from its current
designation of Semi-Public (church) to Commercial.

7. Changing the focus from an identification of a retail center to a more general
commercial use that acts as a transition between the residences and 27th Street
does not appear to be significant.  In fact, this change appears to provide more
flexibility in the redevelopment of this site.

8. Identifying this use as transitional conforms to the Comprehensive Plan’s guiding
principle of creating housing opportunities for residents with special needs that are
compatible with residential neighborhoods.

9. Locating this facility at this location will allow Applicant to provide adult substance
abuse and mental health services in an area of town that currently does not provide
these types of services.

10. By identifying acquisition of this property, the City will be able to have an active role 
involved in the redevelopment of this site.  Pursuant to NEB REV STAT §18-2108, the
City shall not acquire real property for a redevelopment project unless the
redevelopment plan is approved.  Once approved, this amendment will add this
property to the North 27th Street Corridor and Environs Redevelopment Plan.

11. The building that exists on this site was the Immaculate Heart of Mary Church, which
has relocated.  The Catholic Bishop of Lincoln has decided to sell the property, and
would like to transfer ownership to the City of Lincoln for redevelopment purposes.

12. Appendices to the North 27th Street Corridor and Environs Redevelopment Plan
provide a list of properties to be acquired.  Upon approval of this amendment, the
appropriate appendix should be amended to include this property.
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13. Changing the zoning from R-6 Residential to B-3 Commercial District is necessary
to allow the redevelopment of this area into a commercial use that acts as a
transitional area between the residences and 27th Street.  The R-6 Residential
district does not allow for commercial or retail uses.  The B-3 Commercial district
provides “for local commercial uses in a redeveloping neighborhood generally
located in established retail centers of those neighborhoods.  The uses permitted 
generally are those for neighborhood uses, plus limited manufacturing uses that
reflect the character of that commercial area.”

14. The Comprehensive Plan identifies this area as Urban Residential, which is defined
in the plan as “multi-family and single family residential uses in areas with varying
densities ranging from more than fifteen dwelling units per acre to less than one
dwelling per acre.”  (F 27)  However, the Comp Plan also states that the land use
districts are intended to be generalized locations only, and in practice should be
gradual transitions between uses rather than a strict segregation of different uses. 
The B-3 Commercial district would allow this property to serve in a transitional role
between the commercial uses on “O” and 27th Streets and the neighboring
residential uses.  This amendment would allow commercial redevelopment
activities to occur along the entire south block face of P Street, between 26th and
27th Streets.

15. Immediately adjacent to the south and west of this property is a B-3 Commercial
district, which areas are also shown as Commercial in the Comp Plan.  Changing
this one-half block to B-3 would not encroach commercial uses further into the
residential neighborhood since this property is separated from existing residential
uses to the north by P Street, and on the east by 27th Street, both of which are
shown in the Comp Plan as Minor Arterials.  (E 49) The two houses that abut North
27th in the attached aerial have been removed.

16. The North 27th Street Corridor and Environs Redevelopment Plan Future Land
Use map shows this property as Semi-Public (Church).  This amendment revises
the Future Land Use map so it will remain consistent with the text of the plan.

17. The Immaculate Heart of Mary Church is listed in the Antelope Valley EIS as eligible
for listing to the National Register of Historic Places.  A review of the eligibility of
this structure was conducted in relation to this amendment.  This subsequent review
continued to find the structure as eligible.

18. The Comp Plan indicates a desire to preserve and maintain historic properties,
even those not formally designated as landmarks.  Although the structure on this site
is not formally designated, it is deserving of further review if the intention is
demolition.  Should the City acquire this structure for redevelopment purposes, it
should conduct a full and open examination of alternatives if major alterations or
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demolition are considered.  The structural condition of the church should be
assessed and possible landmark designation or preservation considered.

19. The North 27th Street Corridor and Environs Redevelopment Plan also identifies
the church on this site as historically significant with potential eligibility for listing to
the National Register.  However, this plan does not provide policy guidance
regarding the disposition of such structures.

20. Approved redevelopment activities could generate Tax Increment Financing from
private development to pay for public infrastructure and improvements.

21. The Public Works Department has indicated they reserve the right to review all site
plans for this project.  Additionally, Public Works states they:
21.1 Support the proposed elimination of the two existing driveways on 27th

Street.

21.2 Do not support the proposed curb cut on ‘P’ Street.

21.3 Support the elimination of all existing driveways on the south side of ‘P’
Street between 26th and 27th Streets.

22. The Parks and Recreation Department states that the developer must coordinate
the locations for potential street trees on private property.

23. The signage allowed in the B-3 Commercial district is significantly different than that
allowed in the R-6 Residential district.  The Planning Department recommends
deed restrictions be utilized to limit the number, size, and type of signs allowed on
this property.

24. The types of uses allowed by the B-3 Commercial district are significantly different
than those allowed by the R-6 Residential district.  The Planning Department
recognizes that the B-3 district is likely a reasonable designation for this area,
however, the uses allowed should be of a transitional nature.  Therefore, the
Planning Department recommends deed restrictions be utilized to limit the types of
commercial uses to those characterized as transitional.  See attachment that
indicates which uses should be restricted.
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25. With certain deed restrictions used, the Planning Department recommends this
amendment be found to be in conformance with the Comprehensive Plan.

Prepared by:

Greg Czaplewski
Planner

Applicant: Marc Wullschleger, Director
Urban Development Department
808 P Street, Suite 400
Lincoln, NE  68508
441.7606

Contact: Wynn Hjermstad
Urban Development Department
808 P Street, Suite 400
Lincoln, NE  68508
441.7606
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Zoning:

Zoning Jurisdiction Lines

City Limit Jurisdiction

R-1 to R-8
AG
AGR
R-C
O-1
O-2
O-3
R-T
B-1
B-2
B-3
B-4
B-5
H-1
H-2
H-3
H-4
I-1
I-2
I-3
P

Residential District
Agricultural District
Agricultural Residential District
Residential Convervation District
Office District
Suburban Office District
Office Park District
Residential Transition District
Local Business District
Planned Neighborhood Business District
Commercial District
Lincoln Center Business District
Planned Regional Business District
Interstate Commercial District
Highway Business District
Highway Commercial District
General Commercial District
Industrial District
Industrial Park District
Employment Center District
Public Use District 

Area of Application

One Square Mile
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